


 

 

 

 

 

 

 

 

Staff Report 
 

TO:  Chairman Todd Wallace 

  And Members of the Plan Commission   

 

FROM: Ellen Johnson, Planner 

 

RE:  1224 E. Main St. Concept Plan 

 

DATE:  March 18, 2016 

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: 1224 E. Main St.  – Concept Plan 

Applicant:  Eric Larson  

Purpose:  Obtain feedback regarding zoning changes and potential residential 

development options   

 

 General Information: 

Site Information 

Location 1224 E. Main St.  

Acres 0.54 acre (23,522 sf)  

 

Applications: Concept Plan 

Applicable     

City Code 

Sections 
Title 17, Chapter 17.12 - Residential Districts 

 

Existing Conditions 

Land Use Two-family residential  

Zoning BL Local Business (south half) 

RT-1 Traditional Single-Family Residential (north half) 

 

Zoning Summary 

North RT-1 Traditional Single-Family Residential Single-family homes 

East RT-1 Traditional Single-Family Residential; 

BL Local Business 

Three-unit residential 

(nonconforming); commercial 

properties fronting E. Main St.  

South BL Local Business  Commercial properties fronting E. 

Main St.  

West BL Local Business Commercial properties fronting E. 

Main St.  

 

Comprehensive Plan Designation 

Neighborhood Commercial  

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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Aerial Photo 

 
 

Zoning 

 



Staff Memo – 1224 E. Main St. Concept Plan 

3/18/16 
Page 3 

II. OVERVIEW 

 

A. PROPERTY HISTORY  

 

The subject property is a half-acre parcel that contains a two-family house.  The house was 

constructed as a single-family unit in 1930.  The site has two access points; a driveway off 

E. Main St. and an access drive off N. 13
th
 Ave.  

 

Zoning of the property is currently split; the southern half containing the house is zoned BL 

Local Business and the vacant northern half is zoned RT-1 Traditional Single-Family 

Residential.  The two-family house is non-conforming, since the BL district does not permit 

two-family dwellings.   

 

The property was first zoned in 1960.  At that time, the zoning designation was B2 

Community Business for the southern half and R2 Single-Family Residence for the northern 

half, which are similar to the current zoning districts.   

 

B. PROPOSAL 

 

Eric Larson, property owner, is interested in rezoning the property to a zoning district that 

would allow the existing two-family structure to be a permitted use.  He is also interested in 

constructing additional residential units on the property, north of the existing house.  The 

applicant is seeking feedback on two Concept Plans for development of the property: 

 

Option 1 (applicant’s preferred option): 

 Rezone the property to RT-4 Traditional Single and Two-Family Residential.  

 Subdivide the property into three lots. 

 Keep the existing two-unit house. 

 Construct two, two-unit buildings north of the existing house.  

 Each new unit has a one-stall, front loaded garage.  

 Access to the new buildings is from the existing private drive off N. 13
th
 Ave.  

 PUD approval would be required to accommodate this development.  

 

Option 2: 

 Rezone the property to RM-2 Medium Density Multi-Family Residential. 

 Subdivide the property into two lots. 

 Keep the existing two-unit house. 

 Construct one, three-unit townhome north of the existing house. 

 Each new unit has a one-stall, front loaded garage 

 Access to the new building is from the existing private drive off N. 13
th
 Ave.  

 This development would not require PUD approval.  
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C. REVIEW PROCESS 

 

The purpose of the Concept Plan review is to enable the applicant to obtain informal input 

on a concept prior to spending considerable time and expense in the preparation of detailed 

plans and architectural drawings.  The Concept Plan process also serves as a forum for 

citizens and owners of neighboring property to ask questions and express their concerns and 

views regarding the potential development.  Following the conclusion of the Concept Plan 

review, the developer can decide whether to formally pursue the project. 

 

III. ANALYSIS 

 

A. COMPREHENSIVE PLAN 

 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 

property as “Neighborhoods Commercial”. The Plan states: 

 

“Areas designated as neighborhood commercial are intended for smaller-scale retail and 

service commercial areas geared toward providing for the daily shopping, service, and 

convenience needs of surrounding neighborhoods. Uses in the neighborhoods 

commercial areas should be of a scale and intensity to be considered generally 

compatible with adjacent and nearby residential uses (p. 46)  

 

The Land Use Plan does not provide specific policies or recommendations regarding non-

conforming residential uses in commercial areas.  

 

The residential area north of the subject property is identified as Single Family Detached 

Residential.  

 

Land Use Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Subject Property 
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B. ZONING REVIEW 

 

The zoning of the property is currently split, and does not match its existing use.  The 

southern half containing the two-family house is zoned BL Local Business.  The vacant 

northern half is zoned RT-1 Traditional Single-Family Residential.   

 

Due to the zoning, the existing two-family house is a non-conforming use; the BL district 

permits single-family and upper-level dwelling units, but not two-family dwellings.  The 

existing structure would be considered conforming if it were occupied by a first-floor 

commercial use with a dwelling unit on the upper level.  

 

The existing zoning would permit subdivision to create a single-family lot in the RT-1 

portion of the site.  

 

The purpose of the BL District, as stated in the Zoning Ordinance, is as follows:  

“To provide locations for small-scale service and retail uses that primarily serve the 

convenience needs of St. Charles neighborhoods.  The BL District permits a mix of uses, 

but care must be taken to ensure that adequate access, parking and screening is provided 

so as not to negatively impact adjoining residential neighborhoods.” 

 

The purpose of the RT-1 District is as follows:  

“To preserve moderate density single-family residential development in older 

neighborhoods of the City, and to accommodate new neighborhoods with a similar 

character. The minimum lot size is 8,400 sf.” 

 

Rezoning is proposed for both Option 1 and Option 2.   

 

Option 1 (applicant’s preferred option):  
 

Rezoning the entire property to the RT-4 Traditional Single and Two-Family Residential 

district is proposed.  This would permit the proposed two, two-family buildings, and would 

bring the existing two-family building into compliance.  The purpose of the RT-4 District is 

as follows:  

“To preserve higher density single- and two-family residential development in older 

neighborhoods of the City, and to accommodate new residential development with a 

similar character. The minimum lot size is 5,000 sf. This district is primarily located in 

older residential neighborhoods near the downtown area.” 

 

The table below compares the RT-4 District requirements with Option 1.  Deviations from 

the RT-4 District that would be required to accommodate the development as proposed are 

denoted in bold italics. 

 

 
RT-4 

(proposed zoning) 
Concept Plan Option 1 

Min. Lot Area 
3,750 sf per unit  

(for two-family) 

Lot 1: 4,146 sf per unit 

Lot 2: 3,093 sf per unit* 

Lot 3: 3,773 sf per unit 

Min. Lot Width 50 ft. 

Lot 1: 92.43 ft. 

Lot 2: 70.5 ft. 

Lot 3: 87.74 ft.** 
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Max. Building 

Coverage 

25% for structures over 1½ 

stories 

Lot 1: 14.3%  

Lot 2: 31%   

Lot 3: 25.4% 

Max. Building 

Height 

32 ft. or 2 stories, whichever is 

less 

Lot 1: Appears to comply 

Lot 2: TBD 

Lot 3: TBD 

Min. Front Yard 20 ft. 

Lot 1: 31.5 ft. 

Lot 2: 26 ft. 

Lot 3: 24 ft. 

Min. Side Yard 

For structures over 1½ stories, 6 

ft. or 10% of lot width, whichever 

is greater 

Lot 1: 22.3 ft. 

Lot 2: 5 ft. 

Lot 3: 13.9 ft. 

Min. Rear Yard  30 ft. 

Lot 1: 11 ft. 

Lot 2: 30 ft. 

Lot 3: 30 ft.  

Off-Street 

Parking 
2 per unit 

Lot 1: appears to be room for 2 

per unit 

Lot 2: 1 per unit 

Lot 3: 1 per unit 

There may be room for 

additional on-site parking for 

Lots 2 and 3 

 

*Lot 2 is considered a “Flag Lot”.  Per Section 17.22.010.G, only the buildable portion of 

the lot may be used in calculating lot area; the access drive “flag” may not be used.  Lot area 

indicated on the plans for Lot 2 is 7,500 sf, which includes the access drive.  Lot area 

without the access drive is 6,186 sf. 

** Lot 3 does not have street frontage.  This type of lot is not permitted under the Zoning 

Ordinance.  A PUD deviation would be necessary to allow a lot with no street frontage.    

 

PUD approval would be required to permit the development as proposed, in order to grant 

deviations from lot area, building coverage, side yard setback, rear yard setback, and off-

street parking for certain lots, as well as to permit a lot with no street frontage.  

 

Option 2:  

 

Rezoning the entire property to the RM-2 Medium Density Multi-Family Residential district 

is proposed.  Two-family, townhomes, and multi-family uses are permitted in the RM-2 

District, so the proposed three-unit townhouse and the existing two-family structure would be 

permitted uses.  The purpose of the RM-2 District is as follows:  

“To accommodate a range of housing densities and a variety of housing types and styles, 

with a maximum density of approximately ten units per acre.” 

 

The table below compares the RM-2 District requirements with Option 2.  Deviations from 

the RM-2 District that would be required to accommodate the development as proposed are 

denoted in bold italics. 
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RM-2 

(proposed zoning) 
Concept Plan Option 2 

Min. Lot Area 
4,300 sf per unit 

(for two-family and townhouse) 

Lot 1: 4,760 sf per unit 

Lot 2: 4,182 sf per unit* 

(deviation could be eliminated) 

Min. Lot Width 24 ft. per unit 
Lot 1: 46 ft. per unit 

Lot 2: 48 ft. per unit 

Max. Building 

Coverage 
35%  

Lot 1: 12.4% 

Lot 2: 22.9%   

Max. Building 

Height 

35 ft. or 3 stories, whichever is 

less 

Lot 1: Appears to comply 

Lot 2: TBD 

Min. Front Yard 
30 ft.; 20 ft. when adjoining a 

local street 

Lot 1: 31.5 ft.  

(30 ft. required) 

Lot 2: 26 ft.  

(20 ft. required) 

Min. Side Yard 10 ft.  
Lot 1: 22.3 ft. 

Lot 2: 10 ft. 

Min. Rear Yard  25 ft. 
Lot 1: 30 ft. 

Lot 2: 30 ft. 

Off-Street 

Parking 
2 per unit 

Lot 1: appears to be room for 2 

per unit 

Lot 2: 1 garage space per unit; 

appears to be room for additional 

on-site parking 

 

*Lot 2 is considered a “Flag Lot”.  Per Section 17.22.010.G, only the buildable portion of 

the lot may be used in calculating lot area; the access drive “flag” may not be used.  Lot area 

indicated on the plans for Lot 2 is 13,860 sf, which includes the access drive.  Lot area 

without the access drive is 12,547 sf. 

 

The only deviation that would be required to accommodate Option 2 as proposed would be 

the minimum per unit lot area for Lot 2.  Lot 2 could be made larger to comply with this 

requirement by reducing the rear yard of Lot 1 to 25 ft.  That would allow for 4,328 sf per 

unit for Lot 2, which would meet the lot area requirement. 

 

C. BUILDING DESIGN 

 

Architectural elevations were not submitted as part of the Concept Plan.  If Option 1 moves 

forward (RT-4 zoning), the new buildings would be subject to the Design Review 

requirements of Section 17.06.060 Standards and Guidelines – RT-1, RT-2, RT-3, RT-4, and 

CBD-2 Districts.  If Option 2 moves forward (RM-2 zoning), the new building would be 

subject to Section 17.060.050 Standards and Guidelines- RM-1, RM-2, and RM-3 Districts.   
 

D. ENGINEERING REVIEW 

 

Development review staff provided the following conceptual-level engineering comments:  

 An additional electric transformer may be required.  

 If Option 1 is constructed, sanitary sewer will need to be extended to the west end of 

the private drive, with services extended from there.  If Option 2 is constructed, 

services can be provided from N. 13
th
 Ave. 
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 Public water main may need to be extended down the private drive. 

 Utility easements may be required from the neighboring property owners on one or 

both sides of the access drive, depending on what utilities are placed in the drive. 

 A stormwater application will need to be filed, however no stormwater report will be 

required due to the size of the site.  Stormwater best management practices are 

encouraged.  

 The Fire Code allows the single drive off N. 13
th
 Ave. to provide access to the two, 

two-unit buildings (Option 1), however the existing driveway off E. Main St. will 

need to remain for the existing structure.  If Option 2 is constructed, the private 

access drive could be used for the new building and the existing building, and the 

driveway off E. Main St. could be eliminated.  

 

E. INCLUSIONARY HOUSING 

 

City Council reinstated the Inclusionary Housing Ordinance in an amended form earlier this 

month.  The Inclusionary Housing worksheet has been submitted, indicating the applicant’s 

intent to pay the fee in-lieu of providing affordable units.  

 

F. SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS 

 

School and Park Land-Cash worksheets have been submitted.  A copy of the Concept Plan 

has been forwarded to the school and park districts for any comments.   

 

IV. APPROVAL PROCESS 
 

The applicant would need to gain approval of the following in order to permit the two proposed 

development options:  

 

Option 1: 

1. Map Amendment: To rezone the property from BL and RT-1 to RT-4.  

2. Special Use for PUD: To establish a PUD ordinance with unique zoning standards to 

accommodate the proposal. 

3. PUD Preliminary Plan: To approve the physical development of the property, including 

site plan, elevations, and engineering plans. 

4. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat 

that will be recorded with the County. 

 

Option 2:  

1. Map Amendment: To rezone the property from BL and RT-1 to RM-2. 

2. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat 

that will be recorded with the County. 

 

V. SUGGESTED ACTION  
 

Review the Concept Plan and provide comments to the applicant.  Staff recommends the 

Commission provide feedback on the following:  

 

 The change in zoning from BL Local Business and RT-1 Traditional Single-Family 

Residential to RT-4 Traditional Single and Two-Family Residential or RM-2 Medium 

Density Multi-Family Residential.   
 




























